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ProJecT descriPTion

the proposed development is four storeys with 48 units of 
apartment housing and 28 below grade parking stalls.
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ProJecT inForMaTion 
ProPerTy address    4302 7th avenUe ne      
      seattle, Wa 98105

Parcel nuMBer     4092300425, 4092300405 and 4092300410.

Zone       Lr3

urBan Village oVerlay   University district northwest
      (Urban center village)

PedesTrian Zone     no

MaPPed eca     none
 
loT area      10,000.57 sF

aPPlicaBle design guidelines  city of seattle design guidelines
      University community design guidelines

green FacTor    60%

aMeniTy area reQuirMenTs  25% 
      (of lot area, with min 50% at ground level)

ParKing reQuireMenTs   none 
      (lot is within 1/4 miles of frequent transit service)

nuMBer oF residenTial uniTs   47

nuMBer oF ParKing sTalls   19

Far       1.5 or 2.0 with incentives
      incentives = Leed silver or 4 star built green
      

Building HeigHT    40 Feet
      (+5 Ft with 6:12 roof pitch; or 
	 	 	 	 	 	 +4’	for	partially	below-grade	floor)

ToTal BuildaBle area   20,000 sF 

deParTures     none

aeriaL vicinity and zoning map

LR3 C1-65

NC3-65 NC3-
85

MR

NC3-40
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7T
H 

A
VE

 N
E

5T
H 

A
VE

 N
E

8T
H 

A
VE

 N
E

9T
H 

A
VE

 N
E

RO
O

SE
VE

LT
 W

A
Y 

 N
E

NE 45TH ST

NE 43RD ST

NE 42ND ST
I-5

 E
XP

RE
SS

NE 44TH ST

NE 43RD ST

NE 42ND ST

SITE



early design guidance  4302 7th AVEnuE nE ApArtmEnts  projEct #3014789   octoBEr 7, 2013  studio19 architects 2

exisTing siTe condiTions
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locaTion
the proposed project is located on a corner site in the 
University district northwest neighborhood.  the site is situated 
between 7th avenue ne on the west, and 8th avenue ne on 
the east; and bounded by ne 42nd street on the south.  

exisTing uses & sTrucTures
the project site is comprised of three parcels under singular 
ownership. the northern lot is occuppied by a wood framed, 
single family residence, with driveway curb cut on 7th avenue 
ne.  the southeast corner lot is also occupied by a wood 
framed single family residence, with driveway curb cut on 
ne 43rd street.  the parcel situated east of the project site is 
vacant, with concrete foundation on site; with driveway curb 
cut on ne 43rd street.   

existing structures and pavement located on site are 
proposed to be demolished.  

PHysical FeaTures
the site is sloped from the north to the east of 7th avenue ne.

adJacencies
interstate 5 express, metro public transit, christie park, and 
several University of Wasthington buildings.

n
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exisTing siTe condiTions
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exisTing siTe condiTions
sUrroUnding amenities map

siTe

PuBlic 
1. University of Washington building
2. University of Washington  department orthopaedics
3. University of Washington medical center

coMMercial
1. companion pet clinic
2. seattle go centre
3. blue moon tavern
4. Fusion Ultra Louge
5. FedEx	Office	Print	+	Ship	Center
6. signma Law group
7. performance bicycle
8. diamond parking
9. yoga to the people
10. University center chiropractic
11. Landmark metro cinemas
12. Pacific	Parking	
13. the mac store
14. petco animal supplies
15. artist + craftsman supply
16. seattle naturopathic center / Walla chiropractic / 

terrance p. cliney general Family dentistry / apartments
17. stadium market / 76 gas station
18. trinity market / apartments
19. 911 media arts center
20. PCC	Co-Op	Office

green sPace
1. christie park
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siTe analysis
streetscape 

a composite eLevation Looking north

B composite eLevation Looking north
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siTe analysis
streetscape 

c composite eLevation Looking West

d composite eLevation Looking east
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vieWs From the site

siTe analysis
site photos
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design guidelines
city oF seattLe and University commUnity design gUideLine priorities:

a. siTe Planning
a-2 streetscape compatibiLity
•	 reinforce pedestrian streetscape and protect public view corridors

a-4 hUman activity
•	 new development should be sited and designed to 
      encourage human activity on the street. 
•	 entrances, porches, balconies, decks, seating and other 
      elements can promote use of the street front and provide
      places for neighborly interaction.
 

a-5: respect For adJacent sites
•	 reduce the number of windows and decks on the proposed building overlooking the  

neighbors.
•	 take advantage of site design which might reduce impacts, for example by using   

adjacent	ground	floor	area	for	an	entry	court.
•	 minimize windows to living spaces which might infringe on the privacy of adjacent   

residents, but consider comfort of residents in the new building.
•	 stagger windows to not align with adjacent windows.

a-6 transition betWeen residence and street
•	 the space between the building and the sidewalk should provide security and privacy  

for residents and encourage social interaction among residents and neighbors.

a-7 residentiaL open space
•	 providing ground-level open space that:
 -  reinforces positive streetscape qualities by providing 
    a landscaped front yard, adhering to common setback 
    dimensions of neighboring properties, and providing a 
    transition between public and private realms.
 -  provides for the comfort, health, and recreation of residents.
 -  increases privacy and reduce visual impacts to all 
              neighboring properties.
•	 residential projects should be sited to maximize opportunities 
      for creating usable, attractive, well-integrated open space

a-8 parking and vehicLe access
•	 Locate parking in lower level or less visible portions of site.
•	 Locate driveways so they are visually less dominant.

a-10 corner Lots
•	 buildings on corner lots to orient to the corner and adjacent street fronts
•	 parking and automobile access should be located away from corners.

B. HeigHT, BulK and scale
b-1 height, bULk and scaLe compatibiLity
•	 creative use of architectural style, details, landscaping or 
      other screening.
•	 articulating the building’s facades vertically or horizontally
      in intervals that conform to  existing structures or platting pattern.
•	 increasing building setbacks from the zone edge at ground level
•	 Limiting the length of, or otherwise modifying, facades

c. arcHiTecTural eleMenTs and 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.
•	 buildings should exhibit form and features identifying the functions within the building.

c-3 hUman scaLe
•	 corner entrance designed to encourage better pedestrian circulation and to achieve  a 

good human scale
•	 better human scale can be achieved with these measures:
 -  pedestrian-oriented open space, bay windows, group window units separated   
        by moldings or jambs, window patterns, windows with small multiple panes of    
              glass, upper story setbacks, a porch or covered entry, and visible chimneys

d. PedesTrian enVironMenT
d-1 pedestrian open spaces and entrances
•	 convenient and attractive access to the building’s entry
      should be provided.

e. landscaPing
e-2 Landscaping to enhance the bUiLding and/or site
•	 soften the form of the building by screening blank walls, terracing retaining walls, etc.
•	 increase privacy and security through screening and/or sharing.
•	 provide a framework such as a trellis or arbor for plants to grow on.
•	 incorporate a planter guard or low planter wall as part of the architecture.
•	 distinctively landscape open areas created by building modulation.
•	 incorporate upper story planter boxes or roof planters.
•	 include a special feature such as a courtyard, fountain or pool.
•	 emphasize entries with special planting in conjunction with decorative paving and/or  

lighting.
•	 screen a building from view by its neighbors, or an existing use from the new building.
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urBan design analysis
neighborhood design cUes

the site is located in the University district 
on the corner of 7th avenue and ne 
43rd street. here, the design cues are: 
community-focused pedestrian street 
thoroughfare and residential living.

the site’s close proximity to the University 
campus and its student demographics, 
informs the building design to cater 
towards an economical built, playful, and 
youthful pressence on the neighborhood 
block.  straddled by two major arterials, 
7th avenue ne and ne 45th street, and its 
close adjacency to the interstate 5 express 
traffic,	the	project	will	attempt	to	create	a	
public space within its site.

the design language of the project is 
inspired by the surrounding built landscape 
in and around the University of Washington 
campus.  in addition, the main commercial 
street, University Way ne, hosts a wide 
range of businesses including retail, 
restaurants, cafes, and services. 

our design intent is to respond with 
a building design that continues to 
capitalize on opportunities and mitigate 
the	site	difficulties	with	architectural	
elements that help maintain and revitalize 
community security and visibility, and 
foster a pedestrian friendly and neighborly 
environment.

materiaLs, teXtUres, verticaL eLements, coLors, coUrtyard, WindoW treatments
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Zoning code suMMary
reQuireMenTs For lr3 Zones

PerMiTTed uses      23.45.504
residential

Floor area raTio     23.45.510
table a 1.5 or 2.0
c.1 in Lr zones, in order to qualify for the higher Far limit shown in table a, the following 
standards shall be met: Leed silver rating or built green 4-star rating
c.3b parking may be totally enclosed within the same structure
c.4c if access cannot be provided from an alley, access shall be from a street if the 
following conditions are met:
1)  on corner lots, the driveway shall abut and run parallel to the rear lot line of the lot or 
aside lot line that is not a street lot line.
E.	 The	following	floor	area	is	exempt	from	FAR	limits:
E.4	 Portions	of	a	story	that	extend	no	more	than	4	feet	above	existing	or	finished	grade,	
whichever is lower.

densiTy liMiTs in lowrise Zones    23.45.512 (Table a)
1/800 sf or unlimited
footnote(3) For apartments that meet the standards of subsection 23.25.510c, there is no 
density limit.

sTrucTure HeigHT      23.45.514
table a maximum height = 40’
F.2 the number of stories above the partially below-grade story is limited to four stories for 
residential uses with a 40 foot height limit
F.4 the average height of the exterior facades of the portion of the story that is partially 
below-grade	does	not	exceed	4	feet,	measured	from	existing	or	finished	grade,	whichever	is	
less.

seTBacKs and seParaTions    23.45.518
table a Front = 5’ min side = 7’ avg. 5’ min rear = 15’ min if no alley

aMeniTy area      23.45.522
a.1 the required amount of amentiy area for apartments is equal to 25% of the lot area.
a.2 a minimum of 50% of the required amentiy area shall be provided at ground level, 
except that amenity area provided on the roof of a structure that meets the provisions of 
subsection 23.45.510 e.5 may be counted as amenity area provided at ground level.
a.4 amenity area required at ground level may be provided as common space.
d.1 all units shall have access to commoon area
d.2.a an amenity area shall not be enclosed within a structure
d.5.a no common amenity area shall be less than 250 sf in area, and common amenity 
areas shall have a minimum horizontal distance of 10’.

d.5.b.1 at least 50% of common amenity area provided at ground level shall be land-
scaped with grass, groundcover, bushes and/or trees.
d.5.b.2 elements that enhance the usability of the space for residents shall be provided
d.5.c      the common amenity area at ground level shall be accessible to all residents.
    
sTrucTure widTH and Facade liMiTs     23.45.527
table a maximum Width = 150’
b.1 the maximum combined lenght of all portions of facades within 15’ of  alot line that is 
neither a rear lot line or alley lot line shall not exceed 65% of the lenght of that lot line, except 
as	specified	in	subsection	23.45.527.B.2.	
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Zoning analysis
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edg 1 suMMary
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design scHeMe: alTernaTe 2

cons:
the primary residential entry is inconveiniently located off of 7th ave ne

the ground level open space and a majority of units are oriented towards i-5 and solar 
gain is not optimized.
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design scHeMe: alTernaTe 1

Pros:
the primary residential lobby entry is conveniently located to provide easy access

parking access is located in the rear lot, away from the corner

cons:
building setbacks from ne 43rd and 7th ave ne are minimal 
majority of units are oriented towards i-5 and solar gain is not optimized.

building massing at corner is bulky.
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design scHeMe: alTernaTe 3 (PreFerred)
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Pros:

neighborly interaction, creating a safe transition between the street and building.

the primary residential lobby entry is highly visible and conveniently located to provide easy access to the 
neighborhood

parking access is located in the rear lot, away from the corner
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edg 1 suMMary
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oPTion 1
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Pros:
•	 efficient	layout	with	double	loaded	corridor
cons:
•	 the primary residential entry is inconveiniently located off of 7th ave ne
•	 the ground level open space and a majority of units are oriented towards i-5
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oPTion 1
street vieW perspectives

2.  vieW From i-5 and ne 43rd Looking east1.  vieW From 8th ave ne and ne 43rd Looking West

3.  vieW From 7th ave ne Looking north 4.  vieW From 7th ave ne Looking soUth
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oPTion 2 (PreFerred)
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Pros:
•stong	courtyard	scheme	concept	with	functional	open	space	and	good	solar	orientation
•urban	edge	that	firmly	grounds	the	corner
•vehicular	access	located	away	from	the	corner
cons:
•no	south	facing	units

Building area =    19,976 sF
residenTial uniTs =  48
ParKing sTalls =  28
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oPTion 2 (PreFerred)

1.  vieW From 8th ave ne and ne 43rd Looking West 2.  vieW From i-5 and ne 43rd Looking east 3.  vieW From 7th ave ne Looking north

a-3 entrances Visible From the street
a-6 Transition Between residence and street
d-1 Pedestrian open spaces and entrances

the entry court is featured prominently on ne 43rd 
street.  it provides a transition from the street with a 
clear path through the main courtyard and a cov-
ered walkway to the building entrance. 

a-7 residential open space
e-2 landscaping to enhance the Building 
and or site

From the University guidekines:  “The ground-level 
open space should be designed as a plaza, court-
yard, play area...or similar occupiable site feature.”

The	courtyard	scheme	offers	multiple	benefits		to	both	
the residents and neighbors as well as enhancing the 
site and the architecture.

a-10 corner lots
c-2 architectural concept

the L-shaped building massing anchors the corner 
at ne 43rd and 7th ave ne resulting in a strong urban 
edge	along	the	street	while	firmly	holding	the	corner.
the plan allows for pleasing exterior proportions 
which decreases the bulk of the mass.  the articu-
lated rhythm of residential units along the street edge 
breaks the massing down even further to lend a sense 
of human scale

From the previous edg meeting:  the board advised 
the applicant to strengthen the street edges of the 
structure.

norTH

wesT

easT

souTH
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oPTion 3 - Tree PreserVaTion

eL. 158

solid 
wasTe 
screened 
sTorage

2.  vieW From i-5 and ne 43rd Looking east

1.  vieW From 8th ave ne and ne 43rd Looking West

3.  vieW From 7th ave ne Looking north

wHiTe Pine 
driP line

5’

3’

Pros:
•large	open	space	and	good	solar	orientation
•continuous	urban	street	edge	with	strong	corner
cons:
•long,	uninterrupted	west	facade
•below	grade	parking	is	not	feasible
•Reduced	set	backs	compromise	tenant	privacy	and	public/
private transition 

wHiTe Pine
criTical rooT 
Zone

ne 43rd street

7t
h 

a
v

en
Ue

 n
e

Building area =    18,240 sF
residenTial uniTs =  44
ParKing sTalls = 0

enTry

enTry
courT

0’-0”

3’
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oPTion 3 - Tree PreserVaTion
departUres

departure code requirement requested departure: Justification
1. rear, Front and side yard setbacks  smc 23.45.518 setbacks and separations

table a.  Lr zones required setbacks
Front = 5’-0” min.
rear = 15’-0” if no alley
side = 7’-0” ave, 5’-0” min 

Front = 3’-0”
rear = 0’-0”
side (west, street lot line) = 3’

in order to preserve the White pine, the massing of the building was pushed 
to the west and stretched in the north and south directions to allow for more 
building area.

aLLoWabLe setback area

area oF strUctUre that encroaches 
in aLLoWabLe setback area

3’

3’

0’-0”
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Arborist’s Report for Guanghui Liu project at 4302 7th Avenue NE, Seattle 

2

 
 
Tree Data 
Tree 

# 
Species DBH1 DLR2 Condition3 Comments 

1 Tsuga 
heterophylla 
Western 
Hemlock 

25” 14’ Poor Size meets Exceptional 
designation, but tree is dying 
and removal is recommended. 

2 Sorbus 
aucuparia 
Mtn. Ash 

17” 22’ Good  

3 Laburnum 
watereri 

Golden Chain 
Tree 

8”, 3” 11’ Good  

4 Pinus 
monticola 
Western 

White Pine 

32” 16’ Good Exceptional 
Retaining wall is 4’6” east of 
mid trunk & 2’6” southeast of 
mid trunk. 

5 Laburnum 
watereri 

Golden Chain 
Tree 

3 @ 6” 10’ Good  

6 Taxus sp. 
(maybe 
Media) 

Hybrid Yew 

10”, 
3@7”, 

2@6”, 4” 

17’ Good Exceptional. Yew is multi-
stemmed & wide-spreading. 

7 Pseudotsuga 
menziesii 

Douglas Fir 

17” 13’ Good  

8 Ilex aquifolium 
English Holly 

8” NA Good Invasive species 

9 Ilex aquifolium 
English Holly 

7”, 2@ 
5”, 3” 

NA Good Invasive species 

10 Ilex aquifolium 
English Holly

7”, 5”, 3”, 
2” 

NA Good Invasive species 

11 Acer rubrum, 
Red Maple 

21” 30’ to 
South, 22’ 

to East 

Good  

 
 

1 DBH = Diameter at Breast Height, 4.5 feet above grade 
2 DLR = Drip Line Radius
3 Condition is rated from Excellent, Good, Fair, and Poor 

excePTional Trees - exisTing siTe condiTions

Tree 11

Tree 10 Tree 9 Tree 8

Tree 1

Tree 2

Tree 3

Tree 4

Tree 5

Tree 6

Tree 7

wesTern HeMlocK:
HaZardous, To Be 
reMoVed

exisTing FoundaTion wall To ParTially reMain as 
necessary To PreserVe wHiTe Pine

32” wHiTe Pine

Tree # 6:  MulTi-sTeMMed yew 
sHruB deeMed noT excePTional 
Per dPd Tree reViewer

exisTing FoundaTion walls 
THaT HaVe consTricTed rooT 
Zone oF THe wHiTe Pine
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excePTional Trees - arBorisT rePorT

 
 
 
 
September 24, 2013 
 
Studio 19     
Attn: Lora Hammersmith 
705 Second Ave. Suite 505, Seattle, WA 98104 
 
Re:  Exceptional White Pine on Guanghui Liu Project: 

4302 7th Avenue NE, Seattle, WA 
 
 
This Arborist’s Report documents an assessment of the 32” diameter White Pine located on the 
above property.  This tree is currently in good health. ***However, this tree is not a good 
candidate for preservation for the following reasons: 

 An existing basement retaining wall has severely restricted its root zone to the east. An 
existing above-ground retaining wall has restricted its root zone to the west. 
Construction to build an underground parking garage, plus changes in grade to build 
housing, will probably kill it even with the best intentions. 

 White pines between 60 and 80 years of age frequently die from white pine blister rust 
and blue stain disease, even with no added stresses. There is no guarantee that this tree 
will not die from these causes in the next few years anyway. 

 
The Critical Root Zone (CRZ) is usually determined either by 1) establishing the Drip Line 
Radius as the tree protection zone or  2) by using the Diameter at Breast Height (4.5 feet above 
grade) and multiplying that figure by one foot of distance for every inch diameter. These 
methods assume that the root system is fairly symmetrical around the circumference of the 
trunk and relates in some way to the visible canopy. 
 
However, in the case of this white pine, the root zone has been severely constricted by a 
retaining wall that lines a hole approximately six feet deep on its east side roughly 54 inches 
from the center of the trunk. The wall takes a jog to the west at a point 30 inches from the 
trunk to the south. Its root system is therefore extremely constricted to the east. On the tree’s 
west side there is a four foot high concrete retaining wall, 12 feet to the west, which further 
restricts the root system of this tree.  
 
It is therefore assumed that the majority of roots run north and south within this twelve-foot 
wide zone. Therefore, the CRZ is estimated to be 32 feet north and 32 feet south of the trunk, 
and within the twelve-foot space from the west edge of the basement retaining wall to the 
above-ground wall to the west. 
 
 
 
 
 

 
 
 
July 5, 2013 
 
Studio 19 
Attn: Lori Hammersmith 
705 Second Ave. Suite 505, Seattle, WA 98104 
 
Re: Arborist’s Assessment of Trees on Guanghui Liu Project 
4302 7th Avenue NE, Seattle, WA 
 
This Arborist’s Report provides data on all trees over six inches in diameter located on the 
above property. The following conclusions and findings are based upon a July 3 site visit, current 
arboricultural best management practices, and my education and professional knowledge gained 
during 33 years of tree and landscape management in the Puget Sound area. 
  
Methodology 
Trees were identified and given numbers but not tagged on the site. Numbers and tree 
information are placed in the table below and on Comment blocks on a pdf of the property 
survey which accompanies this report. Because English ivy is growing up the trunks of all trees 
on site, it was impossible to determine trunk and bark health. Condition ratings were based 
upon observable characteristics, such as foliage color and density and percentage of dead wood 
in canopy. 
 
General Observations 
All trees appear to be healthy except for Tree 1, Western Hemlock, which is dying and has a 
high risk of failure. English ivy should be removed from any tree to remain. Two trees meet the 
size and condition requirements to be considered Exceptional. The white pine could adapt to 
new construction if building design takes into account the existing close retaining wall. Tree 
roots have adapted to existing site conditions in which no roots are growing east of the tree. 
 
Risk Assessment of Western Hemlock 
The assessment uses a standard for Tree Risk Assessment established by the International 
Society of Arboriculture. It includes visual inspection of the root zone, root crown, trunk, 
scaffold branches, twigs, foliage, and overall canopy health and vigor. The tree was evaluated 
based on the following factors: 

 What is the potential for this tree to fail  
 Size of the part of the tree most likely to fail, such as a limb, trunk, or entire tree  
 “Target” or object most likely to be damaged or injured by the failure, such as a building 

or person or both 
 
Risk Rating for the Western Hemlock: 

 Probability of Failure = 5 (whole tree is dying. Major leaders are dead) 
 Size of Defective Part = 3 (whole-tree failure) 
 Target Area = 4 (residences close by) 
 Risk Rating = 12 out of 12 

Arborist’s Report for Guanghui Liu project at 4302 7th Avenue NE, Seattle 

2

 
Tree Data 
Tree 

# 
Species DBH1 DLR2 Condition3 Comments 

4 Pinus monticola 
Western 

White Pine 

32” E–22’  
N–19’ 
W–18’ 
S–21’ 

Good Exceptional 
Retaining wall is 4’6” east of mid 
trunk & 2’6” southeast of mid trunk. 

 
Recommendation 
It is my opinion that the 32 inch White Pine is not a good candidate for preservation, given the 
goal to develop this property as multi-family housing. Please take the tree out, build the new 
buildings and underground parking garage, and then plant a new landscape better adapted to the 
future. 
 
 
 
Assumptions & Limiting Conditions 
 

1. Field examinations of the site were made on July 3, 2013. Observations and conclusions 
are as of that date. 

2. This inspection is limited to visual examination of the subject trees without dissection, 
excavation, probing, or coring. There is no warranty or guarantee, expressed or implied, 
that problems or deficiencies of the subject trees may not arise in the future. All trees 
possess the risk of failure. Trees can fail at any time, with or without obvious defects, 
and with or without applied stress. 

 
 
This report submitted by, 

 
 
ISA Certified Arborist #PN 5979A 
ISA Tree Risk Assessment Qualified 
 
  
 

1 DBH = Diameter at Breast Height, 4.5 feet above grade 
2 DLR = Drip Line Radius
3 Condition is rated from Excellent, Good, Fair, and Poor 

arBorisT rePorT regarding wesTern HeMlocK: arBorisT rePorT regarding wHiTe Pine:
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landscaPe and leed
inspiration
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siTe analysis
sUrvey


