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CITY OF SEATTLE | APPLICATION FOR EARLY DESIGN GUIDANCE

PART I: CONTACT INFO
1. Property Address: 6718 8th Ave NE, Seattle, WA 98115 

   

2. Project number: #3014586  

 

Additional related project number(s):  none

4. Owner/Lessee Name  Harbor Urban LLC

5. Contact Person* Name  Dayna Dealy

Firm    Harbor Urban LLC

Mailing Address   1411 Fourth Avenue - Suite 500

City State Zip   Seattle, WA 98101

Phone    (206) 753-2422

E-mail address   ddealy@harborurban.com

6. Applicant’s Name   Brian Runberg, AIA

Relationship to Project   Architect

7. Design Professional’s Name  Brian Runberg, AIA

    Runberg Architecture Group

Address    One Yesler Way- Suite 200

Phone     (206) 956-1970

Email address    brianr@runberg.com.com

8. Applicant’s Signature______________________________________________Date ______ 

*Only the contact person will receive notice of the meeting. The contact person is responsible for 

informing other pertinent parties.

PART II: SITE AND DEVELOPMENT INFO

1. Please describe the existing site, including location, existing uses and/or structures, topographical 

or other physical features, etc.

The site is located in the Roosevelt Residential Urban Village. The site is immediately east of I-5 

(Interstate 5), 2 blocks north of 65th Street, and 3 blocks west of Roosevelt  High School. The site 

measures approximately 206’ x 270’. It is bounded by 8th Avenue NE to the west, NE 68th Street 

to the north, single family residential to the east and NE 67th Street to the south. The site slopes 

approximately 40 feet from the northeast  to the southwest. The site consists of 13 parcels currently 

occupied by single family residences of two to three stories. 

2. Please indicate the site’s zoning and any other overlay designations, including applicable 

Neighborhood-Specifi c Guidelines.

The site zoning is MR (0.75) Multifamily.  It is located within the Roosevelt Residential Urban Village. 

The site is also within the Roosevelt Station Area Overlay and is zoned for Frequent Transit . The site 

has an ECA of 40%. Republican Street is a Class 2 pedestrian street. South Lake Union published 

Neighborhood Design Guidelines in May 2005. Those Neighborhood Design Guidelines were 

reformatted in February 2011 to refl ect the new format, organization and numbering system of the 

Seattle Design Guidelines (expected to be adopted by City Council in Spring 2013).

3. Please describe neighboring development and uses, including adjacent zoning, physical features, 

existing architectural and siting patterns, views, community landmarks, etc.

The site is at the west end of the Roosevelt neighborhood and the MR (0.75) zone. Zoning transitions 

to SF 5000 at the north side of NE 68th Street, MR (1.2) to the south of NE 67th Street, and LR-3 to 

the west of Interstate 5.  The neighborhood is in the process of signifi cant transformation due to the 

recent rezone of the Roosevelt neighborhood and the construction currently underway for the Roosevelt 

light rail station, which will have an entrance/ exit down the street from the project site, at the corner of 

Roosevelt and NE 67th Street. Existing surrounding uses include a church and parking lot to the north, 

single family residential buildings of 2 to 3 stories high to the east and south of the project site as well 

as multifamily building of 3 to 7 stories to the east. Recent multifamily developments include the Kavela 

apartments  2 blocks from the site as well as a proposed mixed-use building to the west of Kavela that 

is currently under the entitlement process. Community landmarks include Roosevelt High School to the 

east of the site and Ravenna Park to the southeast of the site. The project site is within close proximity 

of the Roosevelt commercial district and is also within walking distance of the Green Lake commercial 

district. Restaurants and services along Roosevelt are just two blocks south of the site. The site 

currently offers views to Puget Sound, the Olympics, downtown and Mount Rainier. The neighborhood is 

well-served by buses and the future light rail station.  

4. Please describe the applicant’s development objectives, indicating types of desired uses, structure 

height (approx), number of residential units (approx), amount of commercial square footage (approx), 

and number of parking stalls (approx). Please also include potential requests for departure from 

development standards.

The applicant is considering the following development scheme:

A multifamily residential building with 6 stories and 2 levels of below grade structured parking including 

approximately 240 -260 market rate residential units and approximately 221-240 parking stalls.

Departures:   No departures anticipated at this time

ATTACHMENT A
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PROJECT OVERVIEW
PROJECT VISION | PROJECT DATA

PROJECT VISION UNIQUE OPPORTUNITY

Since early development in the old growth forest 

north of Ravenna creek, this site has been 

carved and molded by natural and man-made 

infl uences.  This site is located at the junction of 

the 1903 Olmsted master plan, 1960’s I-5, and 

the anticipated 2021 Roosevelt Station. 

In the present moment, the Roosevelt light rail 

station is transforming the surrounding area and 

will continue to infl uence future development.  

Multi-family density will be ever more necessary to 

support this public Investment of infrastructure.  

This is an opportunity to create responsive 

architecture that provides quality residential living 

spaces with serene landscape to the present and 

future residents of this growing urban village.

 

EXPERIENTIAL

COMMUNITY

  

ENVIRONMENT

FUTURE LIGHT RAIL

TRANSFORMATIVE RESIDENTIAL NEIGHBORHOOD

RESPONSE TO FREEWAY

PEDESTRIAN VERSUS CAR

ROOSEVELT NEIGHBORHOOD CONNECTION

SOLAR ENERGY OPPORTUNITIES

STORMWATER COLLECTION 

URBAN DENSITY AT TOD

EXISTING INFRASTRUCTURE

WALKABLE TO TRANSIT

URBAN AGRICULTURE

SERENE COURTYARD

SOUNDS OF WATER

ROOFTOP  COMMON SPACE

MULTIFAMILY PROJECT WITH: 

- APPROXIMATELY 240-270 RESIDENTIAL 
UNITS.

- APPROXIMATELY 8,000 SQUARE FEET 
OF ACTIVE RESIDENTIAL AMENITY ON 
COURTYARD

- APPROXIMATELY 200-260 STRUCTURED 
PARKING STALLS 

- 5 FLOORS OF TYPE-VA CONSTRUCTION 
(RESIDENTIAL UNITS AND AMENITIES) OVER 
1 FLOORS OF TYPE-IA CONSTRUCTION 
(LOBBY/ TENANT AMENITIES AND UNITS) 
AND 2 FLOORS OF BELOW GRADE TYPE-1A 
CONSTRUCTION (PARKING)

-PROJECT WILL PARTICIPATE IN THE CITY OF 
SEATTLE WORKFORCE HOUSING INCENTIVE 
PROGRAM TO PROVIDE A PORTION OF 
RESIDENTIAL UNITS DESIGNATED AS 
WORKFORCE UNITS; REQUIRES PROJECT TO 
BE LEED CERTIFIED OR BETTER 

PROJECT DATA

PROPERTY ADDRESS:

6718 8TH AVE. NE 

COMBINE 13 PARCELS:

6712, 6718, 6704, 6708 8TH AVE NE

812, 816, 818, 822, 824 NE 67TH ST

811, 815, 819, 823 NE 68TH ST

City of Seattle

Office of Housing
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SITE CONTEXT & URBAN DESIGN ANALYSIS

RESIDENTIAL URBAN VILLAGES

Green Lake Resident ia l

Urban Vi l lage

Roosevelt 

Resident ia l

Urban Vi l lage

R
O

O
S

E
V

E
L

T
 W

A
Y

 N
E

R
A
VEN

N
A
 B

LVD

I-5
Commercial

Core Area

CCoommmCoommm

Neighborhood Gateways identifi ed by Roosevelt Neighborhood Guidelines

NE 65th ST

COWEN 

PARK

GREEN 

LAKE

SITE

Future L ight 

Rai l  Stat ion



5

SITE CONTEXT & URBAN DESIGN ANALYSIS
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SITE CONTEXT & URBAN DESIGN ANALYSIS

NEIGHBORHOOD DEVELOPMENT & USES
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SITE CONTEXT & URBAN DESIGN ANALYSIS

NEIGHBORHOOD DEVELOPMENT & USES
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SITE CONTEXT

AERIAL VIEW OF SITE
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SITE CONTEXT & URBAN DESIGN ANALYSIS

CONSTRAINTS AND OPPORTUNITIES

To Froula Playground

(0.4 Miles)

To Ravenna Park

(0.9 Miles)

To Green Lake 

(0.4 miles)

CONSTRAINTS

Grade Change

Noise from I-5

OPPORTUNITIES

Territorial and city views 

Location on hill increases solar exposure 

Neighborhood Gateway at NE 65th and 

8th Ave NE is within 3 blocks

Fast transit routes to Downtown, 

University of Washington, and Northgate

Light Rail Station to arive in 2021

Popular pedestrian  and Bike connections

Close proximity to commercial core:

Whole foods and local shops and cafes

Walking distance to parks

Sunset 4:20 PM       Sunrise 7:55 
AM

21 December 2013

Sunset 9:11 PM       Sunrise 5:11 
AM

21 June 2014
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DESIGN GUIDELINES

ROOSEVELT NEIGHBORHOOD DESIGN GUIDELINES (2012 VERSION #1)

CS1.  SITE PLANNING

 Use natural systems and features of the site and its surroundings as a starting point for  

 project design.

 Roosevelt Urban Village - speci� c supplemental guidance:  

 Responding to Site Characteristics 
 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

CS2.  URBAN PATTERN AND FORM

 Strengthen the most desirable characteristics and patterns of the streets, block faces,  

 and open spaces in the surrounding area.

 Roosevelt Urban Village - speci� c supplemental guidance:  

 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, 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 di! erentiate  

      the setback area from the sidewalk.

 3. Consider using decorative paving within the public right-of-way with 

     SEATRAN approval.

 4. Make use of the building setback to create a public space.  

 Height Bulk and Scale

 Careful siting, building design and building massing at upper levels should be 

 used to achieve a sensitive transition between multifamily and commercial zones as 

 well as mitigating height, bulk and scale impacts.

 Examples of recommended design methods follow in order of preference:  

 1.  Increase building setbacks from the zone edge at ground level.

 4.  Use of landscaping or other screening.  

DC2 PUBLIC PLAZAS

PL3 STREETSCAPE COMPATIBILITY

DC3 RESIDENTIAL OPEN SPACE

PL2.  WALKABILITY

 Create a safe and comfortable walking environment that is easy to navigate and well-connected to 

 existing pedestrian walkways and features

 Roosevelt Urban Village - speci� c supplemental guidance:  

 Pedestrian Open Spaces and Entrances

 Pedestrian amenities are encouraged where appropriate along sidewalks within the  Core 

 Commercial Area.  Providing for su"  cient pedestrian movement is necessary in order to provide 

 pedestrian amenities.  

PL3. STREET- LEVEL INTERACTION

 Encourage human interaction and activity at the street-level with clear connections to building 

 entries and edges

 Roosevelt Urban Village - speci� c supplemental guidance:  

 Human Activity

 Roosevelt is looking for opportunities to encourage pedestrian activity along sidewalks 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 tra"  c and amenity 

 features.  

 Transition Between Residence and Street

 1. Encourage the incorporation of separate ground-related entrances and private  open spaces   

 between the residence, adjacent properties, and street, especially for multifamily developments   

 west of Roosevelt Way.

 2. Ground level landscaping can be used between the structure(s) and sidewalk.  

DC1. PROJECT USES AND ACTIVITIES

 Optimize the arrangement of uses and activities on site

 Roosevelt Urban Village - speci� c supplemental guidance:  

 Parking and Vehicle Access

 Minimize the number of curb cuts and width of driveways and curb cuts along Roosevelt Way NE  

 and NE 65th Street by locating vehicle access onto alleys and/or side streets when feasible. 

 Locate surface parking at rear or side of lot. Where feasible, parking areas for properties that lie   

 outside pedestrian overlay zones should be located to the rear of buildings that face Roosevelt   

 Way NE and NE 65th Street. 

 

 Where surface parking must be located to the side of structures, the following is recommended:

 1. Place surface parking away from the corners of blocks fronting on 

 Roosevelt Way NE and NE 65th.

  2. Limit the frontage of surface parking areas which face Roosevelt Way NE or NE 65th. 
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DESIGN GUIDELINES

CITY OF SEATTLE & ROOSEVELT NEIGHBORHOOD GUIDELINES

CITY OF SEATTLE GUIDELINES

D-7 Personal Safety and Security

Project design should consider opportunities for enhancing personal safety and security in the 

environment under review.

 

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.

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.

D-7 PERSONAL SAFETY AND SECURITY

E-2 LANDSCAPING

DC2. ARCHITECTURAL CONCEPT

 Develop an architectural concept that will result in a uni! ed, functional and harmonious design that 

 ! ts well on the site and within its surroundings.

 Roosevelt Urban Village - speci� c supplemental guidance:  

 Architectural Concept and Consistency

 The architectural features below are especially important for new commercial and    

 mixed use developments in Roosevelt’s commercial core:

  1. Multiple building entries

  2. Courtyards

  3. Building base

  4. Attractively designed alley-facing building façades including architectural treatments,    

 fenestration, murals, etc.

DC3.  OPEN SPACE CONCEPT

 Integrate open space design with the design of the building so that each complements the other.

 Roosevelt Urban Village - speci� c supplemental guidance:  

 Residential Open Space

 The Roosevelt Neighborhood values places for residents to gather. For mixed use developments, 

 provision of ground-related common open space areas in exchange  for departures especially to the 

 maximum residential coverage limit is encouraged, in  addition to other allowable departures. Open 

 space areas can also be achieved in a variety of ways including:

 1. Terraces on sloping land to create level yard space

 2. Courtyards

 3. Front and/or rear yards

 4. Roof tops

DC4. EXTERIOR ELEMENTS AND FINISHES

 Use appropriate and high quality elements and ! nishes for the building and its open spaces.

 Roosevelt Urban Village - speci� c supplemental guidance:  

 Exterior Finish Materials

 Developments should accommodate places for signage that are in keeping with the building’s 

 architecture and overall sign program. 
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SITE CONTEXT

STREETSCAPES - NE 68TH STREET

B. OPPOSITE PROJECT SITE
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SITE CONTEXT

STREETSCAPES - NE 68TH STREET

A. PROJECT SITE
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SITE CONTEXT

STREETSCAPES - NE 67TH STREET

A. PROJECT SITE
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SITE CONTEXT

STREETSCAPES - NE 67TH STREET

B. OPPOSITE PROJECT SITE
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SITE CONTEXT

STREETSCAPES - 8TH AVENUE NE

A. PROJECT SITE

B. OPPOSITE PROJECT SITE

AB A

SITE
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SITE CONTEXT

SITE SECTIONS

PROJECT SITE

PROJECT SITE

Roosevelt High school
(Beyond)

CALVERY CHRISTIAN 
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A. SITE SECTION - 8TH AVE NE LOOKING EAST

B. SITE SECTION -- NE 68TH STREET LOOKING SOUTH 
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SITE CONTEXT

EXISTING CONDITIONS NEARBY

8TH AVE NE LOOKING SOUTH TOWARDS PARK AND RIDE

LOOKING EAST ON NE 67TH STREET

I-5 LOOKING EAST TOWARDS PROJECT SITE
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SITE CONTEXT

EXISTING CONDITIONS

8TH AVE NE LOOKING NE TOWARDS PROJECT SITE
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“. . . J. C. Olmsted's primary goal was to locate a park or a 

playground within one half mile of every home in Seattle”
Seattle Parks and Recreations

What once was a private park of old growth Douglas Fir, Ravenna 

Park has shaped the surrounding neighborhoods and the city.  

In 1903, the Olmsted Brothers created a master plan to create 

a network of parks throughout Seattle.  As part of this network, 

Ravenna Boulevard was designed to run parallel to Ravenna 

Creek.  

Even though the creek dried up after Green Lake was dropped 

seven feet to create almost 100 acres of additional land, the 

green boulevard remains a popular corridor that shapes the 

surrounding neighborhood and connects Green Lake to Cowen 

and Ravenna Park.

Former Ravenna Creek 

and present Ravenna 

Boulevard.

Images pictured (from left to right):  

Ravenna Park, 1912, UW Special Collections (Image No. SEA2076): 

Woman and old-growth tree, Ravenna Park, Seattle, ca. 1900, UW Special Collections (Image No. SEA0888)

William W. Beck at entrance of Ravenna Natural Park, Seattle, n,d, Peter Blecha

Cowen’s University Park Division Map, Seattle ca. 1906, Charles Cowen

Photograph of Ravenna Boulevard, Seattle 2012

HISTORIC CONTEXT

OLMSTED’S RAVENNA BOULEVARD
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“It was with the Freeway, cutting through the very heart 

of the city, that Seattle began taking one of its wrong 

turns and started to lose its identity as a city.””
Architect, Paul Thiry, early 1970s 

In 1965 a 19.7 mile section of I-5 was opened between Seattle and Everett.

This project took up 4,500 Seattle parcels and displaced many homes, 

including the apartment pictured above.  This apartment was located on the 

corner of NE 68th St and Weedin Pl just a block west from the proposed site.

According to the 2012 annual traffi c report, approximately 200,000 vehicles 

on I-5 pass by this site daily.

Images pictured (from left to right):  

Roosevelt Neighborhood, 1936 Aerial of site, King County Parcel Viewer 

Roosevelt Neighborhood (Street car routes in red), 1945 Kroll Map of Seattle, 

Apartment house at N.E. 68th Street and Weedin Place being moved prior to freeway construction, Seattle, 1960.  (Seattlepi.com fi le/MOHAI)

I-5 Construction, ca. 1962 WSDOT Archive Collection

Roosevelt Neighborhood, 2009 Aerial of site, King County Parcel Viewer

HISTORIC CONTEXT

I-5
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In 2005, it was announced that the Roosevelt Neighborhood would 

be the host of one of Seattle’s Light Rail Stations.  The light rail 

station will open in 2021 with entrances on 12th Ave NE and NE 

65th St. and 12th Ave NE and NE 67th St .

As a result, Roosevelt has been identifi ed as an urban village and 

a transit oriented community.  Policies and zoning have adapted to 

promote growth and density in the community to support this public 

investment. 

Density goals for Seattle Urban Villages are 40 units /acre.  Current 

density for the Roosevelt neighborhood is just above 6 units/acre.

“If we’re going to make the most of the billions 

we’ve invested in light rail, then people should 

be able to live where they’ll use it”
Rick Olson, Puget Sound Regional Council

Images pictured (from left to right):  

Future Light Rail Map, Seattle, Sound Transit

Townhome moves for Light Rail Station on Roosevelt and 12th Ave NE, Seattle, ca. 2012, KOMOnews 

Sound Transit Light Rail, Sound Transit

Future Roosevelt Light Rail Station Rendering, Sound Transit

Tunnel Boring Machine, nicknamed Togo, Capitol Hill, Seattl, 2012, Seattle PI

HISTORIC CONTEXT

ROOSEVELT LIGHT RAIL STATION
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HISTORIC CONTEXT

EVOLVING NEIGHBORHOOD

In the last century, the area 

surrounding the project site 

was fi rst shaped by the natural 

environment and later, by a major 

transportation project for interstate 

travel (I-5) which separated 

the Green Lake and Roosevelt 

neighborhoods.

Most recently, the planned Sound 

Transit light rail, is reshaping the 

area in a positive way by linking 

neighborhoods and introducing 

appropriate density in the 

Roosevelt neighborhood to meet 

the future needs of the area. 

SITE

Light Rail 
Station
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SITE CONCEPT

URBAN CONTEXT

Green Lake  creates a shift in 

the orthogonal city grid that 

telegraphs through the Green Lake 

neighborhood and results in I-5 

changing direction

SITE

I-
5

Lake City
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SITE CONCEPT

URBAN CONTEXT 

Diagonal opening across site:

- Natural intervention into orthogonal site 

refl ects the similar impact of Green Lake and 

Ravenna Creek (now Ravenna Blvd) to larger 

urban context

-Responds to site topography

-Responds to established parcel and building 

orientations in the vicinity: parcels and buildings 

are oriented north- south

-Maximizes light, air, and views to interior units,  

-Creates an architectural buffer between I-5 and 

the neighborhood
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MASSING ALTERNATIVES

 

OPTION A OPTION B OPTION C - PREFERRED
• FAR = 4.24 gsf (max allowable FAR = 4.25 gsf)

• 318,220 gsf total

• 243 units  &  259 parking spaces

Pros:

• Code-compliant scheme

• Provides two large open space decks from street.

• Provides residential use along all rights of way at grade.

Cons:

• Large, solid massing with very narrow opening between buildings, may feel 

like one monolithic block. 

• Courtyards not linked directly to public right of way.

• Monolithic in scale and proportion.

• Little architectural hierarchy / interest.

• No internal courtyard to provide relief from highway. 

• Not effi cient use of fl oor plate regarding unit quantity and mix.

• Internal loop corridor would be long and unfriendly.

• FAR = 4.11 gsf (max allowable FAR = 4.25 gsf)

• 310,480 gsf total

• 267 units  &  257 parking spaces

Pros:

• Code-compliant scheme

• Provides better quantity and mix of units.

• Internal courtyard protected from adjacent highway, provides light and air to 

more units.

• Courtyard connects to public right of way.

• Provides residential use along all rights of way at grade. 

Cons:

• Monolithic in scale and proportion from exterior. 

• Moderate architectural hierarchy / interest.

• Courtyard path does not react to the natural fl ow of foot traffi c on site and 

does not fully capitalize on solar opportunities.

• FAR = 4.06 gsf (max allowable FAR = 4.25 gsf)

• 307,505 gsf total

• 267 units  &  254 parking spaces

Pros:

• Maximizes light and air for the maximum number of units

• Code-compliant scheme

• Provides best quantity and mix of units, effi cient use of fl oor plate square 

footage.

• Internal courtyard protected from adjacent highway, provides light , air, and 

views to more units.

• Courtyard connects to right of way, follows natural fl ow of pedestrians and 

provides solar access deep into space.

• Modulation of building breaks down massing as it approaches residential 

sides of site.

• Provides residential use along all rights of way with stepping stoops and 

terraces.

• Better opportunity to bring natural light into upper level corridors.
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Aerial View Looking NE Pedestrian View From Underpass Looking NE

Blue overlay indicates max. 

allowable zoning height 

according to 2012 rezone, typ. 

Aerial View Looking SW Pedestrian View: NE 68th St Looking West
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Courtyard provides safe, lush 

environment for tenants and 

guests to congregate

Potential lobby corner at 

grade faces neighborhood 

gateway art and encourages 

connection to popular 

pedestrian corridors

Drive-ways to underground 

parking located away from 

single family homes

Staggered trees to make 

Vertical and acoustic barrier 

to I-5 Residential patios 

and street level 

green space helps to 

complement residential 

character of transitional 

neighborhood 
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Roof:

Capitalize on solar 

oportunities, possibly 

create an iconic form as 

seen from I-5. 

CONCEPT IMAGES - RESPONDING TO THE SITE

Roof Deck:

Provide stepped down 

volumn towards corner 

with most exposed 

height. Create common 

space for views to Mt. 

Raineir, downtown, the 

Olympic Mountains

West Elevation (I-5):

Provide acoustic 

protection to residents 

and neighborhood 

using the building and 

landscape planting, 

Modulation/pattern will 

be at a little scale  to  

address the speed of the 

adjacent highway. 

INSPIRATION: LUSH NORTHWEST  

West Elevation (I-5):

Provide acoustic 

protection to residents 

and neighborhood 

using the building and 

landscape planting, 

Modulation/pattern will 

be at a little scale  to  

address the speed of the 

adjacent highway. 

Roof Deck:

Provide stepped down 

volumn towards corner 

with most exposed 

height. Create common 

space for views to Mt. 

Raineir, downtown, the 

Olympic Mountains

Roof:

Capitalize on solar 

oportunities, possibly 

create an iconic form as 

seen from I-5. 
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South, East and North 

Elevations:

Modulation / breaking 

down of facade towards 

residential areas.  

Residential units meet 

grade with smaller scale 

landscape terraces, 

swales, patio spaces, 

stoops and gardens 

blending with similar 

feel of Roosevelt 

neighborhood yards.

SW CORNER: 

Lobby and Courtyard 

open toward 

Greenlake and 65th 

Avenue retail core.  

Verdent planting and 

extension of stairway 

/ terrace /  courtyard 

to street. 

CONCEPT IMAGES - RESPONDING TO THE SITE

NE 67TH ST

8TH AVE NE

8TH AVE NE

NE 68TH ST
South, East and North 

Elevations:

Modulation / breaking 

down of facade towards 

residential areas.  

Residential units meet 

grade with smaller scale 

landscape terraces, 

swales, patio spaces, 

stoops and gardens 

blending with similar 

feel of Roosevelt 

neighborhood yards.

SW CORNER:

Lobby and Courtyard 

open toward 

Greenlake and 65th 

Avenue retail core.  

Verdent planting and 

extension of stairway 

/ terrace /  courtyard 

to street. 
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Courtyard:

Lush, calm courtyard 

using stairways, paths, 

water, common space 

and private spaces to 

create a quite escape 

from the nearby 

highway.

CONCEPT IMAGES - RESPONDING TO THE SITE

NE 67TH ST
8TH AVE NE

NE 68TH ST

Courtyard:

Lush, calm courtyard 

using stairways, paths, 

water, common space 

and private spaces to 

create a quite escape 

from the nearby 

highway.
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DEPARTURES

NO DEPARTURES 

ANTICIPATED AT THIS 

TIME
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SHADOW STUDIES | SUMMER SOLSTICE
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SHADOW STUDIES| EQUINOX
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SHADOW STUDIES | WINTER SOLSTICE

Massing Option “A”

9 AM 12 PM 3 PM

Massing Option “B”

Massing Option “C”
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EXISTING TREE SURVEY
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Table of Trees Date of Inventory: 6-14-13 

Table Prepared: 6-17-13 

Tree Solutions, Inc.

1058 N. 39th St. Seattle, WA 98103 Page 1 of 2

www.treesolutions.net

206-528-4670

Tree # Scientific Name Common Name

DSH 

(inches) Height (feet)

Drip 

Line (N, 

S, E, W) Condition Exceptional Recommended Actions Notes

1 Prunus cerasifera Red Flowering plum 6 20.0 5 N Fair No Retain Street Tree, No mulch

2 Prunus cerasifera Red Flowering plum 6 20.0 5 N Fair No Retain Street Tree, No mulch

3 Prunus laurocerasus English laurel 13.4 20.0 10 W Good No Remove Multi-stem

4 Acer macrophyllum Big Leaf maple 13.6 24.0 12 N Fair No Remove Multi-stem

5 Prunus laurocerasus English laurel 6.8 15.0 8 W Good No Remove Multi-stem

6 Prunus laurocerasus English Laurel 13.2 20.0 9 W Good No Remove Multi-stem

7 Prunus cerasifera Red Flowering plum 6 20.0 9 N Fair No Retain Street Tree, No mulch

8 Robinia pseudoacacia Black locust 7 35.0 10 N Good No Remove

9 Ilex aquifolium English holly 12.8 25.0 10 N Good No Remove Multi-stem

10 Crataegus sp. Hawthorn 11.1 35.0 15 W Good No Remove Multi-stem

11 Eleagunus angustifolia Oleaster 6 10.0 5 N Fair No Retain Street Tree, No mulch

12 Sorbus ' Wilfred Fox' Mountain ash 7 8.0 4 N Good No Retain Street Tree, No mulch

13 Cornus florida Flowering dogwood 6 25.0 6 W Good No Remove

14 Crataegus sp. Hawthorn 7 25.0 8 W Good No Remove Next to foundation

15 Fagus sylvatica Common beech 8 30.0 15 N Good No Remove

16 Betula papyrifera Paper birch 8.5 25.0 9 S Fair No Remove Double Trunk

17 Malus sp. Apple tree 6 7.0 4 N Fair No Remove Topped

18

Cercidiphyllum 

japonicum Katsura 12 30.0 10 N Good No Retain Street Tree, No mulch

19 Pinus monticola Western White pine 9 25.0 8 N Fair No Remove No mulch

20 Malus sp. Crab apple 8 35.0 10 N Good No Remove

21 Pyrus calleryana Flowering Pear 11.3 20.0 10 N Good No Remove

22 Cercidiphyllum japonicum Katsura 8.7 15.0 5 N Fair No Retain Street Tree, No mulch

23 Betula papyrifera Paper birch 8 40.0 10 N Good No Retain Street Tree, No mulch

24 Prunus cerasifera Red Flowering plum 11.4 20.0 10 W Fair No Remove

25 Pyrus calleryana Flowering Pear 7 12.0 na na No Remove Dead

26 Pseudotsuga menziesii Douglas-fir 21 60.0 20 W Good No Retain ?

Growing near utility lines, ivy 

on trunk

27 Pseudotsuga menziesii Douglas-fir 19 60.0 20 W Good No Retain ?

Growing near utility lines, ivy 

on trunk

28 Pseudotsuga menziesii Douglas-fir 17.5 60.0 20 S Good No Retain ?

Growing near utility lines, ivy 

on trunk
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EXISTING TREE SURVEY
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Table of Trees Date of Inventory: 6-14-13 

Table Prepared: 6-17-13 

Tree Solutions, Inc.

1058 N. 39th St. Seattle, WA 98103 Page 2 of 2

www.treesolutions.net

206-528-4670

Tree # Scientific Name Common Name

DSH 

(inches) Height (feet)

Drip 

Line (N, 

S, E, W) Condition Exceptional Recommended Actions Notes

29 Camellia sp. Camellia 9.8 20.0 9 W Good No Remove

30 Zelkova serrata Zelkova 7 25.0 12 S Fair No Retain Street Tree, No mulch

31 Davidia involucrata Dove tree 6 12.0 6 S Fair No Retain Street Tree, No mulch

32 Camellia sp. Camellia 10 35.0 15 W Good No Remove Multi-stem

33 Corylus maxima Filbert nut 21.6 35.0 25 S Good No Remove Multi-stem

34 Acer rubrum Red maple 6 9.0 5 S Fair No Retain Street Tree, No mulch

35 Liquidambar styraciflua Sweet gum 8 20.0 10 S Fair No Retain Street Tree, No mulch

36 Davidia involucrata Dove tree 6 10.0 7 S Good No Retain Street Tree, No mulch

37 Cornus kousa Korean dogwood 9 20.0 10 S Good No Remove

38 Cornus kousa Korean dogwood 8 20.0 9 S Good No Remove

39 Sorbus 'Wilfred Fox' Mountain ash 6 12.0 6 S good No Retain Street Tree

40 Prunus laurocerasus English laurel 13 20.0 10 S Good No Remove

41 Betula papyrifera Paper birch 8 20.0 10 N Good No Remove

42 Thuja plicata Western red cedar 13 35.0 15 S Good No Remove
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